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I. PROJECT DESCRIPTION 
The applicant proposes to construct a new approximately 2,440-square-foot, two-story residence 
with an attached approximately 593-square-foot two-car garage, a 21-square-foot attached 
storage area, and a 31-square-foot attached mechanical room. The project also includes a new 
patio, pool, spa, and approximately 110 linear feet of fence on a 23,333-square-foot vacant lot 
on the coastal bluff. Grading for the project would involve approximately 340 cubic yards of cut 
and 35 cubic yards of fill.  

II. REQUIRED APPLICATIONS 
The discretionary application required for this project is:  
A Coastal Development Permit (CDP2020-00003) to allow the proposed development in the 
Appealable Jurisdiction of the City’s Coastal Zone (SBMC §28.44.060 and §28.44.110.A). 

APPLICATION DEEMED COMPLETE: June 17, 2020 
DATE ACTION REQUIRED: August 16, 2020 

 

III. RECOMMENDATION 
If approved as proposed, the project would conform to the City’s Zoning and Building 
Ordinances and policies of the Coastal Land Use Plan.  In addition, the size and massing of the 
project are consistent with the surrounding neighborhood. Therefore, Staff recommends that the 
Planning Commission approve the project, making the findings outlined in Section IX of this 
report, and subject to the conditions of approval in Exhibit A. 
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IV. BACKGROUND 

The project was submitted prior to the August 2019 certification of the City’s updated Coastal 
Land Use Plan (LUP) by the California Coastal Commission. Chapter 4.3 of the updated LUP 
included new Scenic Resource & Visual Quality policies for protection of View Corridors (LUP 
Policies 4.3-6 and 4.3-28) and the preparation of a Visual Evaluation (LUP Policies 4.3-4 and 
4.3-29) for projects that may affect scenic resources. 
The project was reviewed by the Single Family Design Board (SFDB) on two separate occasions: 
August 5, 2019 and November 11, 2019 (meeting minutes are attached as Exhibit D).  At the first 
conceptual review meeting on August 5, 2019, and in anticipation of the LUP certification later 
in the month, staff apprised the SFDB of the new Scenic Resource polices and requested direction 
from the SFDB to the applicant for preparation of the required Visual Evaluation. The SFDB 
defined the boundaries of the “neighborhood” for the project and provided building configuration 
and design suggestions for the applicant to explore in preparation of the Visual Evaluation.  
Subsequent to the first review by the SFDB, the project received Planning Commission Concept 
Review on October 3, 2019 at the applicant’s request. The primary purpose of the Planning 
Commission’s conceptual review was to consider alternative site layouts and provide feedback 
on the project’s potential consistency with LUP policies related to scenic resources. Specifically, 
the applicant desired direction from the Planning Commission on whether the project site 
constituted a “View Corridor” as defined in LUP Policy 4.3-28. At the October 3, 2019 meeting, 
the Planning Commission unanimously concluded that the site does not constitute a View 
Corridor. 
In addition, the applicant prepared and presented a “Visual Evaluation” to the Planning 
Commission pursuant to LUP Polices 4.3-4 and 4.3-29 (Visual Evaluation attached as Exhibit 
H). The Visual Evaluation included several design options for the Planning Commission’s 
consideration. The Planning Commission provided comment on the various designs that were 
presented, with most commissioners amenable to design Option 1. This concept featured a 
modern, low-profile, flat-roof design with the residence sited to provide glimpses of the ocean 
between the proposed structural development and the west property boundary. A modest portion 
of the building’s floor area and massing was devoted to the second-story element. The interior 
setback for the zone district is six feet. However, to provide expanded visual relief of the 
development as viewed from Shoreline Drive and Loyola Drive, the Option 1 design incorporated 
a more generous interior (“side yard”) setback of 10 feet on the west side. This expanded setback 
between the building and property line provided a public view toward the ocean from the 
sidewalk. However, one Planning Commissioner commented that view obstructions often come 
from large trees and landscaping. 
On November 11, 2019, the applicant returned for continued conceptual level design review by 
the SFDB with a revised design responding to Planning Commission comments. At this hearing, 
the SFDB continued the project indefinitely with positive comments to the Planning 
Commission.  
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V. SITE INFORMATION AND PROJECT STATISTICS 

A. SITE INFORMATION 

Applicant:  Trish Allen, Suzanne Elledge Planning & Permitting Services 
Property Owner: Rondal Dean Broome 
Site Information 
Parcel Number: 045-173-043 Lot Area: 23,333 square feet 
Zoning: E-3/S-D-3 (One-Family Residence/Coastal Overlay) 
Coastal Land Use Plan Designation:  Residential, 5 dwelling units per acre     
Existing Use: Vacant Topography: 44.5% (due to coastal bluff) 
Adjacent Land Uses 

North - Shoreline Drive and Residential East - Residential 
South - Beach and Pacific Ocean West - Residential 

B. PROJECT STATISTICS 

 Existing Proposed 
Living Area N/A 2,440.26 square feet 
Garage (attached) N/A 593.02 square feet 
Accessory Space N/A 52.75 square feet 

Floor Area Ratio N/A 3,033.28 square feet = 66% of 
Maximum Guideline FAR 

VI. POLICY AND ZONING CONSISTENCY ANALYSIS 
A. ZONING ORDINANCE CONSISTENCY 

Standard Requirement/ 
Allowance Existing Proposed 

Setbacks 
   -Front 
   -Interior 

 
20 feet 
6 feet 

 
N/A 
N/A 

 
20 feet 
6 feet 

Building Height 30 feet N/A 20 feet, 2 inches 

Vehicle Parking 
 

2 covered spaces 
 

 
N/A 

 

 
2 covered spaces 

 
Open Yard 1,250 s.f. N/A >1,250 square feet 

As identified in the table above, the project is consistent with all Zoning Ordinance requirements, 
including solar access requirements. 
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B. COASTAL POLICY CONSISTENCY 
The project site is located within the Appealable Jurisdiction of the Coastal Zone and must be 
found consistent with the California Coastal Act and the City’s Local Coastal Program (LCP), 
which implements the California Coastal Act. The project is in the Mesa Component of the 
Coastal Land Use Plan (LUP), which stretches from Arroyo Burro Beach to the westerly 
boundary of Santa Barbara City College and extends inland to Cliff Drive. The LUP states that 
the Mesa Component contains primarily small-lot single-unit residential zoning and 
development. There are approximately 10 vacant parcels in the Mesa Component, one of which 
is the subject parcel. Major coastal issues in this area include beach and coastal bluff erosion, and 
public scenic views. 

1. COASTAL HAZARDS (BLUFF-TOP DEVELOPMENT) 
City and state coastal policies (LUP Policy 5.1-33 and Coastal Act Section 30253) require 
new development to minimize risks to life and property as it relates to geologic impacts, 
particularly related to coastal bluffs. 
The project site is relatively flat with a gentle slope from Shoreline Drive to the coastal bluff 
edge. A Preliminary Geologic Investigation1 was prepared by Adam Simmons, Consulting 
Geologist, dated May 7, 2020 (Exhibit G), to address geologic conditions of the site and 
potential impacts relating to the proposed project per LUP Policy 5.1-67 (Evaluations for New 
Development on Coastal Bluff-Tops). The Preliminary Geologic Investigation was 
appropriately prepared using LUP Policies 5.1-69 and 5.1-70 to determine an appropriate 
Coastal Bluff Edge Development Buffer from the defined coastal bluff edge (as formally 
delineated on LUP Figure 5.1-2). The geologic analysis of the project site also includes the 
required Slope Stability Analysis (prepared by Braun & Associates, dated November 5, 2019) 
and factors in future sea level rise using the California Coastal Commission Sea Level Rise 
Policy Guidance document dated November 7, 2018. Further, the Preliminary Geologic 
Investigation includes the required statement that the proposed development would minimize 
risks to life and property; assure stability and structural integrity; and neither create nor 
contribute significantly to erosion, geologic instability, or destruction of the site or 
surrounding area during its expected life, factoring in the effects of sea level rise as required 
by LUP Policy 5.1-67.I.  
It should be noted that the City’s Master Environmental Assessment (MEA) references a 
“probable mature landslide” on the subject property and neighboring parcels. However, pages 
4 and 5 of the Preliminary Geologic Investigation provide substantial discussion regarding 
this potential slope movement feature. Based on the site inspection of the property and review 
of historic aerial photographs by the consulting geologist, it was concluded that the subject 
property is not located within a landslide area as the MEA suggests.  
Pursuant to Step 4 of LUP Policy 5.1-70, the purpose of the Coastal Bluff Edge Development 
Buffer is to establish a setback from the coastal bluff edge that is the distance needed to: 1) 
ensure slope stability (the slope stability buffer); 2) ensure the development is not endangered 

                                                 
1 These geologic reports are now referred to as “Shoreline Hazard Evaluations” in the new Coastal Land Use Plan (LUP) 
certified in August 2019. 
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by erosion (the coastal bluff erosion buffer); and 3) avoid the need for existing and new slope 
and shoreline protective devices over the expected life of the structure.  
The Preliminary Geologic Investigation recommends a 76-foot Coastal Bluff Edge 
Development Buffer. This means that any new permanent structures (i.e. residence, pool, 
concrete decks, drainage, etc.) must be located a minimum of 76 feet from the coastal bluff 
edge. All of the proposed permanent development is positioned landward of the Coastal Bluff 
Edge Development Buffer. However, temporary development such as pavers and fences that 
can be readily removed, if needed, may be placed south (oceanward) of the Coastal Bluff Edge 
Development Buffer line pursuant to LUP Policy 5.1-33.C.iv. The project includes 
approximately 110 linear feet of 42-inch-tall black vinyl coated chain-link fence, stepping 
stones, and portable furnishings proposed within the Coastal Bluff Edge Development Buffer. 
These are consistent with LUP Policy 5.1-33.C.iv.  
The LUP also includes policies (5.1-38 and 5.1-39) that require new development to prevent 
an increase in water percolation into the bluff and to have drainage systems that convey storm 
water runoff away from the bluff.  
The project requires a Tier 3 Storm Water Treatment plan to meet the City’s requirements for 
water quality treatment, peak runoff discharge rate and volume reduction. A Storm Water 
Drainage Analysis conducted by Flowers & Associates (updated April 28, 2020) illustrates a 
storm water control plan designed to capture runoff from the proposed structures and other 
impermeable surfaces (i.e. roofs, patios, decks, etc.). Storm water runoff from the main 
structure would be conveyed to a permeable paver driveway installation in the northern portion 
of the property. The permeable paver installation would also provide peak flow attenuation. 
Hardscape runoff from new patio and pool areas in the rear of the property would surface drain 
to proposed treatment planters with impermeable liners. Treated storm water from these 
planters would be routed to the proposed storm drain that would tie into an existing 36-inch 
public storm drain that is located within a storm drainage easement along the westerly property 
line. A memorandum from Flowers & Associates dated April 7, 2020 documents that, based 
on their video investigation, the 36-inch public storm drain appears to be in working condition 
with no obvious deficiencies requiring maintenance or repair at this time. 
The project landscape plan prepared by True Nature and dated November 11, 2019 includes 
native, drought-tolerant landscape planting materials consistent with LUP Policies 4.3-11 
(discussed below) and 5.1-38. 
Incorporation of the recommendations of the above-referenced technical reports and landscape 
plan into the project design would result in a project that minimizes risks to life and property. 
The project was designed to avoid construction in unstable areas and proposes drainage 
improvements that reduce runoff toward and over the bluff edge. Therefore, the project can 
be found consistent with Coastal Act Section 30253 and LUP Policies 5.1-33, 5.1-38 and 5.1-
39. 

2. VISUAL RESOURCES 
City and state coastal policies (LUP Policies 4.3-5 and 4.3-7 and Coastal Act Section 30251) 
require new development to be sited and designed to protect coastal views and be visually 
compatible with the character of surrounding areas.  
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The project site lies at the southern terminus of Loyola Drive at its intersection with Shoreline 
Drive. Shoreline Drive provides public scenic views of the Pacific Ocean, coastal bluffs and 
shoreline, and of the Foothills and Santa Ynez mountains (LUP Policy 4.3-27). As noted above 
in Section IV, the project site was determined not to be a view corridor. However, because 
proposed new development on the project site has the potential to impact scenic resources or 
public scenic views, a site-specific Visual Evaluation was required per LUP Policies 4.3-4 and 
4.3-29.  
Visual Evaluations are intended to capture the directives of each specific Scenic Resource and 
Visual Quality Policy of the new LUP. These pertain to project siting, design, grading, 
landscaping, walls, fences, tree protection, lighting, bluff top development, and obstruction of 
view corridors. Visual Evaluations are used to evaluate the magnitude and significance of 
changes in appearance of scenic resources or public scenic views as a result of development. 
The visual evaluation is intended to explore siting or design alternatives that would minimize 
significant impacts to public scenic views.  
At the Planning Commission Concept Review meeting on October 3, 2019, as noted in Section 
IV above, the applicant presented three conceptual designs as part of their overall visual 
evaluation. The Planning Commission provided comments intended to balance the siting of 
the proposed development while maintaining glimpses of the Pacific Ocean as viewed from 
Shoreline Drive and Loyola Drive.  
The applicant’s current proposed design is in response to the comments provided at the 
Planning Commission concept review hearing and the Single Family Design Board meetings. 
The design approach involves a modern, low-profile, flat-roof design with a maximum height 
of 20 feet, 2 inches measured from finished grade with a majority of the massing on the first 
level. Additionally, the building is sited to provide interior setbacks beyond the required 6 feet 
for the E-3/S-D-3 zone district. The proposed distance between the residence and the eastern 
property boundary would be just under 12 feet and the distance between the garage and the 
western property boundary would be 8 feet. As discussed in Section IX below, the SFDB 
found the proposed design to be visually compatible with the character of the surrounding 
neighborhood.  
LUP Policy 4.3-11 requires a landscape plan for new development prepared in a manner that 
is visually compatible with the character of the area and minimizes impacts to visual and 
scenic resources. To complement the increased structural setbacks of the residence from the 
property boundaries, the plantings proposed in the Preliminary Landscape Plan would allow 
some views of the Pacific Ocean when viewed from Loyola Drive or Shoreline Drive. This 
would be accomplished by planting low, flowering succulents along the eastern property 
boundary. Along the western boundary, two flowering trees are proposed to provide privacy 
between the homes. An ornamental 5-foot-tall fence is proposed between the residence and 
the east property boundary and a 5-foot-tall fence with gate between the garage and the 
western property boundary. However, the fences and gate would be visually open with iron 
pickets separated 4 inches on center. A condition of approval has been added to ensure that 
the plant materials and associated improvements (i.e. fence) between the residence and the 
eastern property boundary do not screen the public view from Loyola Drive or Shoreline 
Drive. 
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VII. ENVIRONMENTAL REVIEW 

Staff has determined that the project is categorically exempt from further environmental review 
pursuant to California Environmental Quality Act Guidelines Section 15303 (New Construction 
or Conversion of Small Structures).  Section 15303 allows for construction of one single-family 
residence in a residential zone, as well as accessory structures such as a garage, pool, patio and 
fence. 

VIII. DESIGN REVIEW 
This project was reviewed by the SFDB on two separate occasions (meeting minutes are attached 
as Exhibit D).  At the first conceptual review meeting on August 5, 2019, the SFDB defined the 
boundaries of the “neighborhood” for the project and provided building configuration and design 
suggestions for the applicant to explore in preparation of the Visual Evaluation.  
On November 11, 2019, the applicant returned for continued conceptual review of the project 
with design revisions in response to commissioner comments at the October 3, 2019 Planning 
Commission Concept Review meeting. At this time, the project was continued indefinitely to the 
Planning Commission with favorable comments. The Board noted that the size, bulk, and scale 
is in keeping with the FAR standards and that the project has the same plate height of 20 feet as 
the house next door. In addition, the SFDB also commented that the project is appropriate as 
there are many different types of architecture in the immediate neighborhood previously defined 
by the Board. The Mesa has a variety of architecture and the project has other modern homes 
near it, and therefore, the project fits into the character of the Mesa neighborhood. 

IX. FINDINGS 
The Planning Commission finds the following:  

A. COASTAL DEVELOPMENT PERMIT (SBMC §28.44.150) 
1. The project is consistent with the policies of the California Coastal Act because it is 

designed to minimize risk to life and property and would be visually compatible with 
surrounding development, as described in Section VII.B of the Staff Report. 

2. The project is consistent with all applicable policies of the City's Coastal Land Use Plan, 
all applicable implementing guidelines, and all applicable provisions of the Code because 
it is designed and sited to protect scenic views, was determined to be visually compatible 
by the SFDB, would reduce hazard risks through proper siting away from the coastal bluff 
and providing an on-site storm water management plan that minimizes coastal bluff 
erosion, and would conform to the development standards of the E-3/S-D-3 zone district 
(Title 28) as described in Section VII of the Staff Report. 

 

Exhibits: 
A. Draft Conditions of Approval 
B. Project Plans  
C. Applicant's letter, dated June 17, 2020 
D. SFDB Minutes of August 5, 2019 and November 11, 2019 
E. Planning Commission Minutes of October 3, 2019 
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F. Applicable Coastal Act and Coastal Land Use Plan (LUP) Policies 
G. Preliminary Geologic Investigation, dated May 7, 2020 
H. Visual Evaluation Study from October 3, 2019 Planning Commission meeting 

 
 





 

 

 
DRAFT PLANNING COMMISSION CONDITIONS OF APPROVAL 

 
1553 SHORELINE DRIVE 

PLN2019-00326 
HEARING DATE: AUGUST 13, 2020 

 
I. In consideration of the project approval granted by the Planning Commission and for the benefit of 

the owner(s) and occupant(s) of the Real Property, the owners and occupants of adjacent real 
property and the public generally, the following terms and conditions are imposed on the use, 
possession, and enjoyment of the Real Property: 

A. Order of Development. In order to accomplish the proposed development, the 
following steps shall occur in the order identified:  
1. Obtain all required design review approvals by the Single Family Design Board.   
2. Pay Land Development Team Recovery Fee (30% of all planning fees paid prior to 

August 18, 2019, as calculated by staff) at time of building permit application. 
3. Submit an application for and obtain a Building Permit (BLD) to perform rough 

grading.  Comply with Condition E “Construction Implementation Requirements.” 
4. Record any required documents (see Recorded Conditions Agreement section). 
5. Permits. 

a. Submit an application for and obtain a Building Permit (BLD) for construction 
of approved development and complete said development.   

b. Submit an application for and obtain a Public Works Permit (PBW) for all 
required public improvements and complete said improvements.   

  Details on implementation of these steps are provided throughout the conditions of approval. 

B. Recorded Conditions Agreement.  The Owner shall execute a written instrument, which 
shall be prepared by Planning staff, reviewed as to form and content by the City 
Attorney and Community Development Director, recorded in the Office of the County 
Recorder, and shall include the following:   
1. Approved Development.  The development of the Real Property approved by the 

Planning Commission on August 13, 2020 is limited to a new approximately 2,440-
square-foot, two-story residence with an attached approximately 593-square-foot 
two-car garage, a 21-square-foot attached storage area, and a 31-square-foot attached 
mechanical room. The project also includes a new patio, pool, spa, and 
approximately 110 linear feet of 42-inch-tall black vinyl coated chain-link fence on 
a 23,333-square-foot vacant lot on the coastal bluff. Grading for the project would 
involve approximately 340 cubic yards of cut and 35 cubic yards of fill. The approved 
development is described in the Applicant Letter dated June 17, 2020 and is shown 
on the plans signed by the chairperson of the Planning Commission on said date and 
on file at the City of Santa Barbara.  

2. Uninterrupted Water Flow.  The Owner shall allow for the continuation of any 
historic flow of water onto the Real Property including, but not limited to, swales, 
natural watercourses, conduits and any access road, as appropriate. 
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3. Recreational Vehicle Storage Limitation. No recreational vehicles, boats, or 
trailers shall be stored on the Real Property unless enclosed or concealed from view 
as approved by the Single Family Design Board (SFDB).   

4. Landscape Plan Compliance.  The Owner shall comply with the Landscape Plan 
approved by the Single Family Design Board (SFDB). Such plan shall not be 
modified unless prior written approval is obtained from the SFDB.  The landscaping 
on the Real Property shall be provided and maintained in accordance with said 
landscape plan, including any tree protection measures. If said landscaping is 
removed for any reason without approval by the SFDB, the owner is responsible for 
its immediate replacement.   

5. Oak Tree Protection.  The existing oak tree immediately to the southwest of the 
proposed garage as shown on the site and landscape plans shall be preserved, 
protected, and maintained. The following provisions shall apply to any oak trees to 
remain on the property: 

a. No irrigation systems shall be installed within three feet of the drip line of 
any oak tree. 

b. The use of herbicides or fertilizer shall be prohibited within the drip line of 
any oak tree. 

6. Storm Water Pollution Control and Drainage Systems Maintenance.  Owner 
shall maintain the drainage system and storm water pollution control devices in a 
functioning state and in accordance with the Storm Water BMP Guidance Manual 
and Operations and Maintenance Procedure Plan approved by the Creeks Division.  
Should any of the project’s surface or subsurface drainage structures or storm water 
pollution control methods fail to capture, infiltrate, and/or treat water, or result in 
increased erosion, the Owner shall be responsible for any necessary repairs to the 
system and restoration of the eroded area.  Should repairs or restoration become 
necessary, prior to the commencement of such repair or restoration work, the Owner 
shall submit a repair and restoration plan to the Community Development Director 
to determine if an amendment or a new Building Permit and/or Coastal Development 
Permit is required to authorize such work.  The Owner is responsible for the adequacy 
of any project-related drainage facilities and for the continued maintenance thereof 
in a manner that will preclude any hazard to life, health, or damage to the Real 
Property or any adjoining property. 

7. Future Threats to Development. By acceptance of this permit, the Owner agrees, 
on behalf of him/herself and all successors and assigns, that the Owner shall remove 
the development authorized by this permit, including the residence, garage, pool, spa, 
hardscaping, and foundations if any government agency has ordered that the 
structure(s) is not to be occupied in the event that the development is threatened with 
damage or destruction from waves, erosion, storm conditions, liquefaction, flooding, 
sea level rise, or any other coastal hazards in the future.  In the event that portions of 
the development fall to the beach before they are removed, the Owner shall remove 
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all recoverable debris associated with the development from the beach and ocean and 
lawfully dispose of the material in an approved disposal site. Such removal shall 
require a Coastal Development Permit.   

8. Coastal Bluff Liability Limitation.  The Owner understands and is advised that the 
site may be subject to extraordinary hazards from waves during storms and erosion, 
retreat, settlement, or subsidence and assumes liability for such hazards.  The Owner 
unconditionally waives any present, future, and unforeseen claims of liability on the 
part of the City arising from the aforementioned or other natural hazards and relating 
to this permit approval, as a condition of this approval.  Further, the Owner agrees to 
indemnify and hold harmless the City and its employees for any alleged or proven 
acts or omissions and related cost of defense, related to the City's approval of this 
permit and arising from the aforementioned or other natural hazards whether such 
claims should be stated by the Owner's successor-in-interest or third parties.  

9. Geotechnical Liability Limitation.  The Owner understands and is advised that the 
site may be subject to extraordinary hazards from landslides, erosion, retreat, 
settlement, or subsidence and assumes liability for such hazards.  The Owner 
unconditionally waives any present, future, and unforeseen claims of liability on the 
part of the City arising from the aforementioned or other natural hazards and relating 
to this permit approval, as a condition of this approval.  Further, the Owner agrees to 
indemnify and hold harmless the City and its employees for any alleged or proven 
acts or omissions and related cost of defense, related to the City's approval of this 
permit and arising from the aforementioned or other natural hazards whether such 
claims should be stated by the Owner's successor-in-interest or third parties.  

C. Design Review.  The project, including public improvements, is subject to the review 
and approval of the Single Family Design Board (SFDB).  The SFDB shall not grant 
project design approval until the following Planning Commission land use conditions 
have been satisfied. 
1. Tree Protection Measures.  The landscape plan and grading plan shall include the 

following tree protection measures: 
a. Tree Protection. All trees not indicated for removal on the approved site plan 

and landscape plan shall be preserved, protected, and maintained, in 
accordance with the Tree Protection Plan, if required, and/or any related 
Conditions of Approval. 

b. Landscaping Under Trees. Landscaping under the trees shall be compatible 
with the preservation of the trees, as determined by the SFDB. 

c. Oak Trees. The following additional provisions shall apply to the existing 
14-inch oak tree on site:  
(1) No irrigation system shall be installed within three feet of the dripline 

of any oak tree. 
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(2) If the existing oak is removed as a result of the project, it shall be 
replaced at a three to one (3:1) ratio, at a minimum five (5) gallon 
size, from South Coastal Santa Barbara County Stock. 

(3) The use of herbicides or fertilizer shall be prohibited within the drip 
line of any oak tree. 

(4) No storage of heavy equipment or materials, or parking shall take 
place within five (5) feet of the dripline of any oak tree. 

d. During Construction.  
(1) All trees within 25 feet of proposed construction activity shall be 

fenced three feet outside the dripline for protection. 
(2) No grading shall occur within three feet of the driplines of the existing 

trees,except as indicated on the site plan for construction of the 
western portion of the proposed garage and residence in proximity to 
the 14-inch oak tree.   

(3) A qualified Arborist shall be present during any excavation beneath 
the driplines of the trees which are required to be protected. All 
excavation within the driplines of the trees shall be minimized and 
shall be done with hand tools. 

(4) Any roots encountered shall be cleanly cut and sealed with a tree-seal 
compound. 

(5) Any root pruning and trimming shall be done under the direction of a 
qualified Arborist. 

(6) No heavy equipment, storage of materials or parking shall take place 
under the dripline of any trees, or within five (5) feet of the dripline 
of any oak tree. 

(7) Oak seedlings and saplings less than four inches (4”) at four feet (4’) 
above the ground that are removed during construction shall be 
transplanted where feasible. If transplantation is not feasible, 
replacement trees shall be planted at a minimum one to one (1:1) ratio.  
Replacement trees shall be a minimum of one (1) gallon size derived 
from South Coastal Santa Barbara County stock. 

2. Appropriate Plants on Bluff.  Special attention shall be paid to the appropriateness 
of the existing and proposed plant material on the bluff. Landscaping and other 
improvements, shall be located and designed to prevent an increase in water 
percolation or excessive weight placed on the coastal bluff face and Coastal Bluff 
Edge Development Buffer, and to avoid increased drainage over the coastal bluff 
edge.   

• All existing succulent plants that add weight to the bluff and/or contribute to 
erosion shall be removed in a manner that does not disturb the root system 
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and replaced with appropriate plant material in a manner that does not 
increase the rate of erosion. 

• All new plantings on the coastal bluff face and Coastal Bluff Edge 
Development Buffer shall be native, drought-tolerant vegetation. 

• Existing landscaping and other plantings/groundcover landward of the 
coastal bluff edge that are not drought tolerant (e.g. lawns, noxious weeds) 
shall be replaced with native, drought tolerant vegetation. Landscaping 
installations and/or work on the coastal bluff face shall be prohibited. 

3. Landscaping and Public Views. Landscaping and associated improvements (e.g. 
fencing) along the east side of the property shall be designed to minimize obstruction 
of public views from Loyola Drive and Shoreline Drive toward the Pacific Ocean for 
the life of the development. Plant materials shall be chosen to avoid impacts at their 
maximum growth potential.  

4. Irrigation System.  The irrigation system shall be designed and maintained with the 
most current technology to prevent a system failure.  Watering of vegetation on the 
bluff edge shall be kept to the minimum necessary for plant survival.  The drip system 
along the bluff edge shall be removed after one full season of plant growth. 
Sprinkler systems, irrigation plumbing, and in-ground irrigation systems shall not be 
allowed on coastal bluff faces and Coastal Bluff Edge Development Buffers. 
Watering shall not be allowed on coastal bluff faces or mapped slope failure areas, 
except for minimal manual watering needed for establishment of new plantings. 
Watering within Coastal Bluff Edge Development Buffers shall be limited to the 
minimum necessary for plant establishment and survival and accomplished via 
manual watering or easily removable drip irrigation tubing that is designed with a 
dedicated shutoff valve outside of the Coastal Bluff Edge Development Buffer. 
Additional limitations to watering in the Coastal Bluff Edge Development Buffer. 

5. Screened Backflow Device.  The backflow devices for fire sprinklers, pools, spas 
and/or irrigation systems shall be provided in a location screened from public view 
or included in the exterior wall of the building, as approved by the SFDB. 

6. Location of Dry Utilities.  Dry utilities (e.g. above-ground cabinets) shall be placed 
on private property unless deemed infeasible for engineering reasons.  If dry utilities 
must be placed in the public right-of-way, they shall painted “Malaga Green,” and if 
feasible, they shall be screened as approved by SFDB. 

D. Requirements Prior to Permit Issuance.  The Owner shall submit the following, or 
evidence of completion of the following, for review and approval by the Department 
listed below prior to the issuance of any permit for the project. Some of these conditions 
may be waived for demolition or rough grading permits, at the discretion of the 
department listed.  Please note that these conditions are in addition to the standard 
submittal requirements for each department. 
1. Public Works Department. 



DRAFT PLANNING COMMISSION CONDITIONS OF APPROVAL 
1553 SHORELINE DRIVE 
HEARING DATE: AUGUST 13, 2020 
PAGE 6 OF 12 
 

a. Approved Public Improvement Plans.  Public Improvement Plans designed 
and approved by a licensed Civil Engineer shall be required for the 
connection to the City storm drain. For informational purposes, the applicant 
has furnished a letter signed by a Licensed Civil Engineer stating that the 
proposed trenching for the Storm Drain connection will not be detrimental to 
the bluff and that the Storm Drain is not in need of maintenance or repair. 

b. Water Rights Assignment Agreement.  The Owner shall assign to the City 
of Santa Barbara the exclusive right to extract ground water from under the 
Real Property in an Agreement Assigning Water Extraction Rights.  
Engineering Division Staff prepares said agreement for the Owner’s 
signature.   

c. Haul Routes Require Separate Permit.  Apply for a Public Works permit 
to establish the haul route(s) for all construction-related trucks with a gross 
vehicle weight rating of three tons or more entering or exiting the site.   

d. Construction-Related Truck Trips. Construction-related truck trips for 
trucks with a gross vehicle weight rating of three tons or more shall not be 
scheduled during peak hours (7:00 a.m. to 9:00 a.m. and 4:00 p.m. to 6:00 
p.m.) in order to help reduce truck traffic on adjacent streets and roadways. 

e. Encroachment Permits.  Any encroachment or other permits from the City 
or other jurisdictions (State, Flood Control, County, etc.) for the construction 
of improvements (including any required appurtenances) within their rights 
of way or easements shall be obtained by the Owner. 

2. Community Development Department.   
a. Recordation of Agreements.  The Owner shall provide evidence of 

recordation of the written instrument that includes all of the Recorded 
Conditions identified in Condition B “Recorded Conditions Agreement” to 
the Community Development Department prior to issuance of any building 
permits. 

b. Drainage and Water Quality.  The project is required to comply with Tier 
III of the Storm Water BMP Guidance Manual, pursuant to Santa Barbara 
Municipal Code Chapter 22.87 (treatment, rate and volume).  The Owner 
shall submit a Storm Water Drainage Analysis prepared by a registered civil 
engineer or licensed architect demonstrating that the new development will 
comply with the City’s Storm Water BMP Guidance Manual.  Project plans 
for grading, drainage, stormwater facilities and treatment methods, and 
project development, shall be subject to review and approval by the City 
Building Division and Public Works Department.  Sufficient engineered 
design and adequate measures shall be employed to ensure that no 
unpermitted construction-related or long-term effects from increased runoff, 
erosion and sedimentation, urban water pollutants (including, but not limited 
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to trash, hydrocarbons, fertilizers, bacteria, etc.), or groundwater pollutants 
would result from the project.   

c. Conditions on Plans/Signatures.  The final Resolution shall be provided on 
a full size drawing sheet as part of the drawing sets. The following statement 
shall be signed prior to issuance of and permits: The undersigned have read 
and understand the required conditions, and agree to abide by any and all 
conditions which are their usual and customary responsibility to perform, and 
which are within their authority to perform. 

 Signed: 
 _____________________________________________________________ 
 Property Owner       Date 
 _____________________________________________________________ 
 Contractor    Date   License No. 
 _____________________________________________________________ 
 Architect    Date   License No. 
 _____________________________________________________________ 
 Engineer     Date   License No. 

E. Construction Implementation Requirements.  All of these construction requirements 
shall be carried out in the field by the Owner and/or Contractor for the duration of the 
project construction, including demolition and grading.  
1. Construction Contact Sign.  Immediately after Building permit issuance, signage 

shall be posted at the points of entry to the site that list the contractor(s) name, 
contractor(s) telephone number(s), construction work hours, site rules, and 
construction-related conditions, to assist Building Inspectors and Police Officers in 
the enforcement of the conditions of approval.  The font size shall be a minimum of 
0.5 inches in height.  Said sign shall not exceed six feet in height from the ground if 
it is free-standing or placed on a fence.  It shall not exceed six square feet in a single 
family zone. 

2. Construction Storage/Staging.  Construction vehicle/ equipment/ materials storage 
and staging shall be done on-site.  No parking or storage shall be permitted within 
the public right-of-way, unless specifically permitted by the Public Works Director 
with a Public Works permit.   

3. Nesting Birds.  Birds and their eggs nesting on or near the project site are protected 
under the Migratory Bird Treaty Act and pursuing, hunting, taking, capturing, killing, 
or attempt to do any of the above is a violation of federal and state regulations.  No 
trimming or removing brush or trees shall occur if nesting birds are found in the 
vegetation.  All care should be taken not to disturb the nest(s).  Removal or trimming 
may only occur after the young have fledged from the nets(s).   
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4. Air Quality and Dust Control.  The following measures shall be shown on grading 
and building plans and shall be adhered to throughout grading, hauling, and 
construction activities:  
a. During construction, use water trucks or sprinkler systems to keep all areas 

of vehicle movement damp enough to prevent dust from leaving the site. At 
a minimum, this should include wetting down such areas in the late morning 
and after work is completed for the day. Increased watering frequency should 
be required whenever the wind speed exceeds 15 mph. Reclaimed water 
should be used whenever possible. However, reclaimed water should not be 
used in or around crops for human consumption.  

b. Minimize amount of disturbed area and reduce on site vehicle speeds to 15 
miles per hour or less.  

c. If importation, exportation and stockpiling of fill material is involved, soil 
stockpiled for more than two days shall be covered, kept moist, or treated 
with soil binders to prevent dust generation. Trucks transporting fill material 
to and from the site shall be tarped from the point of origin.  

d. Gravel pads shall be installed at all access points to prevent tracking of mud 
onto public roads.  

e. After clearing, grading, earth moving or excavation is completed, treat the 
disturbed area by watering, or revegetating, or by spreading soil binders until 
the area is paved or otherwise developed so that dust generation will not 
occur.  

f. The contractor or builder shall designate a person or persons to monitor the 
dust control program and to order increased watering, as necessary, to prevent 
transport of dust offsite. Their duties shall include holiday and weekend 
periods when work may not be in progress. The name and telephone number 
of such persons shall be provided to the Air Pollution Control District prior 
to land use clearance for map recordation and land use clearance for finish 
grading of the structure.  

g. All portable diesel-powered construction equipment shall be registered with 
the state’s portable equipment registration program OR shall obtain an APCD 
permit.  

h. Fleet owners of mobile construction equipment are subject to the California 
Air Resource Board (CARB) Regulation for In-use Off-road Diesel Vehicles 
(Title 13 California Code of Regulations, Chapter 9, § 2449), the purpose of 
which is to reduce diesel particulate matter (PM) and criteria pollutant 
emissions from in-use (existing) off-road diesel-fueled vehicles. For more 
information, please refer to the CARB website at 
www.arb.ca.gov/msprog/ordiesel/ordiesel.htm.  
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i. All commercial diesel vehicles are subject to Title 13, § 2485 of the 
California Code of Regulations, limiting engine idling time. Idling of heavy-
duty diesel construction equipment and trucks during loading and unloading 
shall be limited to five minutes; electric auxiliary power units should be used 
whenever possible.  

j. Diesel construction equipment meeting the California Air Resources Board 
(CARB) Tier 1 emission standards for off-road heavy-duty diesel engines 
shall be used. Equipment meeting CARB Tier 2 or higher emission standards 
should be used to the maximum extent feasible.  

k. Diesel powered equipment should be replaced by electric equipment 
whenever feasible.  

l. If feasible, diesel construction equipment shall be equipped with selective 
catalytic reduction systems, diesel oxidation catalysts and diesel particulate 
filters as certified and/or verified by EPA or California.  

m. Catalytic converters shall be installed on gasoline-powered equipment, if 
feasible.  

n. All construction equipment shall be maintained in tune per the 
manufacturer’s specifications.  

o. The engine size of construction equipment shall be the minimum practical 
size.  

p. The number of construction equipment operating simultaneously shall be 
minimized through efficient management practices to ensure that the smallest 
practical number is operating at any one time. Construction worker trips 
should be minimized by requiring carpooling and by providing for lunch 
onsite. 

5. Unanticipated Archaeological Resources Contractor Notification. Standard 
discovery measures shall be implemented per the City master Environmental 
Assessment throughout grading and construction:  Prior to the start of any vegetation 
or paving removal, demolition, trenching or grading, contractors and construction 
personnel shall be alerted to the possibility of uncovering unanticipated subsurface 
archaeological features or artifacts.  If such archaeological resources are encountered 
or suspected, work shall be halted immediately, the City Environmental Analyst shall 
be notified and the Owner shall retain an archaeologist from the most current City 
Qualified Archaeologists List.  The latter shall be employed to assess the nature, 
extent and significance of any discoveries and to develop appropriate management 
recommendations for archaeological resource treatment, which may include, but are 
not limited to, redirection of grading and/or excavation activities, consultation and/or 
monitoring with a Barbareño Chumash representative from the most current City 
qualified Barbareño Chumash Site Monitors List, etc. 



DRAFT PLANNING COMMISSION CONDITIONS OF APPROVAL 
1553 SHORELINE DRIVE 
HEARING DATE: AUGUST 13, 2020 
PAGE 10 OF 12 
 

If the discovery consists of possible human remains, the Santa Barbara County 
Coroner shall be contacted immediately.  If the Coroner determines that the remains 
are Native American, the Coroner shall contact the California Native American 
Heritage Commission.  A Barbareño Chumash representative from the most current 
City Qualified Barbareño Chumash Site Monitors List shall be retained to monitor 
all further subsurface disturbance in the area of the find.  Work in the area may only 
proceed after the Environmental Analyst grants authorization. 
If the discovery consists of possible prehistoric or Native American artifacts or 
materials, a Barbareño Chumash representative from the most current City Qualified 
Barbareño Chumash Site Monitors List shall be retained to monitor all further 
subsurface disturbance in the area of the find.  Work in the area may only proceed 
after the Environmental Analyst grants authorization. 
A final report on the results of the archaeological monitoring shall be submitted by 
the City-approved archaeologist to the Environmental Analyst within 180 days of 
completion of the monitoring and prior to any certificate of occupancy for the project. 

6. Environmental Health/Soil Contamination. As the Mesa is an historic oil field, 
there is always the remote possibility that related oil field activity may have occurred 
at the site.  Per recommendations provided by the Santa Barbara County Division of 
Environmental Health (email dated May 19, 2020), should stained or odiferous soil 
be encountered during site demolition and grading, work shall be stopped and the 
Santa Barbara County Division of Environmental Health office shall be notified 
immediately. 

F. Prior to Certificate of Occupancy.  Prior to issuance of the Certificate of Occupancy, 
the Owner of the Real Property shall complete the following: 
1. Repair Damaged Public Improvements.  Repair any public improvements (curbs, 

gutters, sidewalks, roadways, etc.) or property damaged by construction subject to 
the review and approval of the Public Works Department per SBMC §22.60.  Where 
tree roots are the cause of the damage, the roots shall be pruned under the direction 
of a qualified arborist. 

2. Complete Public Improvements. Public improvements, as shown in the public 
improvement plans or building plans, shall be completed. 

3. New Construction Photographs.  Photographs of the new construction, taken from 
the same locations as those taken of the story poles prior to project approval, shall be 
taken and submitted to the Planning Division. 

G. General Conditions. 
1. Compliance with Requirements.  All requirements of the city of Santa Barbara and 

any other applicable requirements of any law or agency of the State and/or any 
government entity or District shall be met.  This includes, but is not limited to, the 
Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
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1531 et seq.), the 1979 Air Quality Attainment Plan, and the California Code of 
Regulations. 

2. Approval Limitations.   
a. The conditions of this approval supersede all conflicting notations, 

specifications, dimensions, and the like which may be shown on submitted 
plans. 

b. All buildings, roadways, parking areas and other features shall be located 
substantially as shown on the plans approved by the Planning Commission. 

c. Any deviations from the project description, approved plans or conditions 
must be reviewed and approved by the City, in accordance with the Planning 
Commission Guidelines.  Deviations may require changes to the permit 
and/or further environmental review.  Deviations without the above-
described approval will constitute a violation of permit approval.   

3. Litigation Indemnification Agreement.  In the event the Planning Commission 
approval of the Project is appealed to the City Council, Applicant/Owner hereby 
agrees to defend the City, its officers, employees, agents, consultants and 
independent contractors (“City’s Agents”) from any third party legal challenge to the 
City Council’s denial of the appeal and approval of the Project, including, but not 
limited to, challenges filed pursuant to the California Environmental Quality Act 
(collectively “Claims”).  Applicant/Owner further agrees to indemnify and hold 
harmless the City and the City’s Agents from any award of attorney fees or court 
costs made in connection with any Claim. 
Applicant/Owner shall execute a written agreement, in a form approved by the City 
Attorney, evidencing the foregoing commitments of defense and indemnification 
within thirty (30) days of being notified of a lawsuit regarding the Project.  These 
commitments of defense and indemnification are material conditions of the approval 
of the Project.  If Applicant/Owner fails to execute the required defense and 
indemnification agreement within the time allotted, the Project approval shall 
become null and void absent subsequent acceptance of the agreement by the City, 
which acceptance shall be within the City’s sole and absolute discretion.  Nothing 
contained in this condition shall prevent the City or the City’s Agents from 
independently defending any Claim.  If the City or the City’s Agents decide to 
independently defend a Claim, the City and the City’s Agents shall bear their own 
attorney fees, expenses, and costs of that independent defense. 

 
II. Time Limits:NOTICE OF COASTAL DEVELOPMENT PERMIT TIME LIMITS: 

The Planning Commission action approving the Coastal Development Permit shall expire 
two (2) years from the date of final action upon the application, per Santa Barbara Municipal 
Code §28.44.230, unless: 
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1. A Building permit for the work authorized by the coastal development permit is 
issued prior to the expiration date of the approval. 

2. The Community Development Director grants an extension of the coastal 
development permit approval.  The Community Development Director may grant up 
to three (3) one-year extensions of the coastal development permit approval.  Each 
extension may be granted upon the Director finding that: (i) the development 
continues to conform to the Local Coastal Program, (ii) the applicant has 
demonstrated due diligence in completing the development, and (iii) there are no 
changed circumstances that affect the consistency of the development with the 
General Plan or any other applicable ordinances, resolutions, or other laws. 

 
  



























 
 
17 June 2020 
 
Planning Commission 
City of Santa Barbara 
630 Garden Street 
Santa Barbara, CA 93101 
 
RE: Coastal Development Permit for 1553 Shoreline Drive (APN 045-173-043); 

Project Description/Applicant Letter 
 
Dear Commissioners: 
 
On behalf of the applicant, we are pleased to provide the following project description 
associated with the development of a single-family residence, pool and spa at the 
subject property.   
 
Existing Setting/Background 
 
The subject site located at 1553 Shoreline Drive, APN 045-173-043, is a vacant property in 
the East Mesa neighborhood, is zoned E-3/SD-3, Single-Family Residential 
Zone/Appealable Jurisdiction of the Coastal Zone and also in the Hillside Design District.  
The property is generally flat in the area of the proposed development, sloping toward 
the coastal bluff delineation and the slope face to the beach below.  The lot is 
approximately 23,333 SF in size with an existing perimeter fence.   
 
Proposed Project  
 
The proposed project includes the development of a new two-story 2,440 SF single-family 
residence with an attached two-car 593 SF garage, a 21 SF storage area, and 31 SF 
mechanical room.  The project includes a low-profile rooftop solar system of 
approximately 3-inches in height, including the mounting hardware, a new patio, pool 
and spa.  In this instance, the City’s Floor to Lot Area Ratio (FAR) development standard 
is a guideline as the property lot area exceeds 15,000 SF; the proposed project will result 
in 65% of the maximum FAR guideline.  The proposed architecture incorporates simple 
forms and flat roofs to fit in with the eclectic character of the East Mesa neighborhood 
as well as to achieve compatibility of size, scale and mass with the development in the 
surrounding area.  The new residence has been designed with the two-story component 
on the east side of the site in order to preserve view sheds to the south from across 
Shoreline Drive through the center of the site.  Additionally, the contemporary 
architecture allows for a lower 1st floor profile, in this case a height of 12’ 4 ½”.   
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A Preliminary Landscape Plan has been developed compliant with the City of Santa 
Barbara’s landscape design standards for water conservation and incorporates a plant 
palette to compliment the architectural style of the residence as well as appropriate 
native plant selections that are appropriate for the coastal bluff area and compliant with 
Coastal LUP policies 5.1-33 and 38.   
 
Storm Water Treatment/Drainage 
 
The project requires a Tier 3 Storm Water Treatment plan to meet the City’s requirements 
for water quality treatment, peak runoff discharge rate and volume reduction.  Refer to 
Sheet T1 in the plan set, which includes a summary of impermeable and permeable area 
totals.  See Sheet C1 which call out the various areas of permeability and impermeability.   
 
A Stormwater Drainage Analysis conducted by Flowers & Associates (updated April 28, 
2020) illustrates a stormwater control plan designed to capture runoff from the proposed 
structures and other impermeable surfaces (i.e. roofs, patios, decks, etc.).  Stormwater 
runoff from the main structure will be conveyed to a permeable paver driveway 
installation in the northern portion of the property. The permeable paver installation will 
also provide peakflow attenuation.  Hardscape runoff from new patio and pool areas in 
the rear of the property will surface drain to proposed treatment planters with 
impermeable liners. Treated stormwater from the water quality planters will be routed to 
the proposed stormdrains that will tie into an existing 36” public stormdrain that is located 
within a storm drainage easement along the westerly property line.   
 
Geologic Evaluation and Slope Stability Analysis 
 
An updated Preliminary Geologic Investigation, prepared by Adam Simmons, May 7, 
2020, has been completed to evaluate the general geologic conditions associated with 
the proposed development including coastal development policies for bluff top 
development per the City’s draft Coastal Land Use Plan.  The investigation also 
considered the Slope Stability Analysis, May 22, 2019, (updated, November 5, 2019) 
prepared by Braun and Associates.  The investigation concludes that it is feasible to 
construct the proposed structures adhering to the identified 75-year structural setback 
located approximately 76 feet landward of the CA Coastal Commission certified top of 
bluff.  The investigation includes recommendations that will be incorporated into the 
proposed project in order to reduce the potential for adverse geologic conditions that 
may affect the subject property.   
 
Planning Commission Concept and Single-Family Design Board Reviews 
 
As part of the initial application review, staff raised the question of whether the project 
site constitutes a “View Corridor” per the recently adopted Coastal LUP.  As a result, a 
Visual Evaluation was presented to the Planning Commission and discussed at a concept 
level hearing held on October 3, 2019.  The Commission unanimously determined that 
the site did not constitute a “View Corridor” per the Coastal LUP.  The Commission 
provided general comments that were expressed to the City’s Single-Family Design Board 
hearing held on November 11, 2019.  At this same hearing, the Single-Family Design Board 
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made favorable comments, including appreciation of the floor area reduction, increase 
in building setbacks from the interior property lines, the proposed landscape plan, and 
stated that the project’s size, bulk, and scale in in keeping with FAR standards and that 
the architecture fits into the character of the Mesa neighborhood.   
 
Required Discretional Applications 
 

• A Coastal Development Permit for site improvements for a property located in the 
Appealable jurisdiction of the Coastal Zone, and  
 

• Review and approval by the Single-Family Design Review Board  
 
Conclusion 
 
The proposed project has been designed to achieve consistency with the City’s 
Guidelines for Single Family Residential development in the Hillside Design District and the 
draft Coastal Land Use Plan including applicable policies associated with bluff top 
development for residential uses as evidenced by the Preliminary Geologic Investigation 
and Slope Stability analysis described above.  The project will not negatively impact the 
health and welfare of the surrounding neighborhood and community.  It does not impact 
public or private viewsheds and the project is compatible with the surrounding 
neighborhood.  It is consistent with applicable General Plan and Local Coastal Plan 
Policies regarding coastal development and bluff protection.  
 
On behalf of the applicant and project team, we thank the Commission for their 
consideration of this request.   I can be reached at (805) 966-2758 x116 should you or your 
staff have any questions that you would like to discuss.   
 
Sincerely, 
SUZANNE ELLEDGE 
PLANNING & PERMITTING SERVICES 
 

 
 
Trish Allen, AICP 
Senior Planner 
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